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. . . : ‘Date of mailing: March 26, 19296

MONTGOMERY COUNTY PLANNING EOARD
REVISED OFINION

Preliminary Plan NoO.: #1-25042
Name of Plan: Clarksburg Town Center '
Action: Approvzl, subject to conditions. (Motion by Commissioner *
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Aron; seconded by Commissioner Holmes; with & vote of 5 to 0,

Commiscsioners Aron, Holmes, Hussmann, Bsptiste and Rachardsan
voting in favor of the motion) .

INTRO I0N

on September 28, 1995, the Mantgomery dbunty Planning Board -

{"Board”) held & publ;c hearzng to consider Prellmlnary Plan 1-
©5042, an application for subdivision approval in the RMX-2 zone.
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The proposec uses include residential, retail and commercial
development. The Applicants, Pledmont & Clarksburg Assoc1ates,

proposed to create 834 lots on 267 50 acres of land.

. - At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary

Plan 1-95042-to be imn accerdance with the purposes and
requirements of the Subdivision Regulations (Chapter 50,

Montgomery County Code, as. amended) and approves Prel;mlnary Plan
1-95042, subject to the cona;tlons listed at the end of thls

opinion..,

BAGKGROUND

The property is located northeast of Maryland Route 355

between Clarksburg Road and Stringtown Road (A-260 on the Master
Plzn) Piedmont Road crosses through the northern ng:;;_gp_ of the
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property. The Applicant proposes construction of 1,300 dwelling
units, including townhomes, multi-family and single-family
residences. The proposal also includes 150,000 square feet of
retail space and 100,000 square feet of offlce/development space.

The underlying development authority, Pfﬁjéct‘Plan No. 8=
94004 ;:was approved by the Planning Board ontMay 11, 1995, after

two prior Plannlng Board meetings :(heid: cq_Aprll '@ and; 2Q 1995ﬁ2
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records from those prior hearings.
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—TgrICSTON 2ND TINDINGS

~ne Tizooing Deparzments stefi evaluated therTtranspcTtaticn
effecislcf the subject application s required by the Subéivisicn
-ieciz-icns and &5 recommended in the Master Plan. First, the
20s=¢ must Gerermine that public facilities, including roads,
will be zdecuzte te suppert and service the &rez cl the preoposecd
subéivicicn. Staff evaluated the impact of the rrcposed
‘develicpment cn nezrby roads and intersections in accordance with
cne LOCil Arez Transpcrtstion Review Guidelines. Necessary local
zrez T—znepertetion review improvements for this project are
.:idemtified in comdition #2 for Project Plan No. £-54004.

The cecendé level of transportation review was based on the
e~ Plzrn -ecommendztion that development districts, ©r '
vrzzive financing mechenisms, be implemented prior to new
icoment, to ensure that road infrastructure be provided to
crt recommended Master Plan development. The Clarksburg
Fizn specifically addressed the County’s fiscal concerms
ne timing and seguence of development in the area should be
ve to the fact that capital improvements funding regquired
-
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sources, including government sources and private development.

As part of the Project Plan discussion, the Board reguested staff
to conduct &n analysis of the Master Plan road network, determine
the zmount of road infrastructure reguired, evaluate how the
roads would be built, and recommend when they should be built.

The Mzster Plzn anticipated & funding shortfzll for the
" ronstruction of schools, local roads and other community
" facilities recommended in the Master Plan to serve the expected
new growth. In response to this, the Master Plan recommended
that development in Clarksburg should occur in stages conditioned
upon the akility of private developers to fund a significant
pcrrion of the infrastructure improvements or the availability of
other new sources of revemues. The Planning Board expressed a
desire to address the Master Plan’s stated need to comprehensive-
ly eallocate among developers a respensibility to construct
portions of road infrastructure in a fair and eguitable manner.

To ensure that the Applicant fund its share of road
infrastructure, as best can be determined at this timerqugffg
‘fecommended that the Applicant improve Stringtown Road (A-260),
to-County -tandards as a two lame road within' the Master Plan

: Alignment, No. 2. as of August 25,.19958 Staff’s assessment was
bzsed on the 1993 Fisczl Impact Analysis prepared by the
Montgomery County Office of Planning Implementation (OPI), as
part of the Clarksburg Master Plan review. The OPI study
projected z funding gap of approximately 5$8% million for required
infrastructure. The Study also projected approximately $37
million in revenues to be generated by the Construction Excise

Tax (CET). Since the CET has been repealed, this loss of

Page 2 of 7



znticipated revenue mst be zdde€ tc the cezitel car, wizz =
tctal estimated Sundine cep cf approximetely $12€ miliicn. Staiil
chus estimeted the Agpiicanz’s shave ©f this irfrzstoucture o ts
zprroximately 10 percemt, or $izZ.5 milliom, with no Coumty cr

“zre inbus The E”'“ﬂlnc :o ré ccnciuded that the Strincrowr
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:W'}sv=meut, which will be the responsibilitv of the
*e::esents the cucsrent best estimate of the Town
C=n’e*’= =ne of the Master Plzn road inirsstructure (as mcre
perticulariy 1cent1L1ea in revised traffic s:tafl memo. a-

0s/26/23.)
Stzff noted that if the Council adopts &n impact tax cor

[ — P

cther ‘1t='na*1ve road 1nfrastruCture funding mechanism, then the
Rpplicant’s contribution (in the form of improvements to

Stringrown Road} will be azssessed and, if found lacking, will be
aucmented by additiomal tax reguirements. The Board determined ..
thar the ipfrastructure schemes proposed by the Master Plan are
legiglztive in neture, will be impiemented by the Council, and

may or may not grand zther Gevelopment predatlng any such

lecislztion. The Board concluded that to anticipate the

Council’s acrions would be presumptlve, and premsture.

MCDOT has regquested that the.hlker/blker trzil shown in the .
Clzrksburc Master Plan alopng: St Stringtown Road . (A-260)iDeZ g:ﬁi
constructed along P-5 from Frederick Road : (MD7355P to Piedmont o
Road (A-305), in lieu of the Master Plan Alignment. The §e-¢
velcper.hasleg;eed'to construct the hiker/biker trail along P-5.
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Applicant also will be reédlired to dedicate approximately §

cres of land for a future. school s;te‘ to be used in the interim
i§ public parkland. At the time the school is developed, if
ever, the parkland adjoining the school site will be jointly used
as school zthletic facilities and public parkland under an
easement agreemen%t between The Maryland-National Capital Park and
Planning Commission and Montgomery County Public Schools (MCPS).
MCPS staff asked that the -entire future schoel site (10-12 acres)
be dediczted to MCPS at this time. Under nmormal circumstances
this would be the usual procedure. In this instance, however,
staff recommended and the Board agreed that within the Clarksburg
Town Center, a planned park/school site provides a more efficient
use of land than separate facilities. “In addition, if the land
ultimately is not needed as a school site, then the land should
be retained as public parkland. TXe! Board determined that this
joint use, with the recreational facilities rema;nlng under The
Maryland-National, .Capital Park and Planning Commission ownersHip,
would .afford .the most. effidient public use of the landf -

'contained in’ Sectlon 50-26 of the. Subdivision. Regulatloas and (2)
‘approval . .of, .closed:street sections.subject to.MCDOT.approvad.
The approval is subject to the following conditions:
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Acreement with Elznning Board*to limiz develcpmens ¢ = .

meximem of ‘1300 dwelling units, 150,000 "sguare feetd cI

-etzil uses En¢ 100,000 sguzare. feet cf commercial cffice

usee, subject to the following reguirements:

(z2) Acreement with the Planning Bozxrd to provide the G
necessary . Toaavay improvements as igentified in the 17 b g am
phasing section of the revised Transportation (/)"
Planning  Division Memorandum dated  05/26/95¥%

(b) The recordation of the subdivision  plats¥for the
Cizrksburg Town Center project 'sball be ‘phased over a: rd
ninéfyéar'pefiodﬁ Plats may be recorded in three 1%6&
seperate phzses with each phase being completed within 'Fﬁ -
& thirty-six month period. Applicant to record plats 'tho?a'
for 2zt least 200 residential units during Phase 1. ~
2pplicant must submit a plat reccrdation schedule for
Phzses 2 and 3 for Planning Board approval as part ol

tne Phase 1_cire plan review.

Compliznce with :Ebnvironmental Planning Division approval s« C$>

. regarding. the reguirements of the forest comservation

legisletian. Applicant must meet &1l conditions pPrior to
reccrdaing of plat or MCDEP issuance of sediment and erosion
‘control permit, as appropriate.

The commercizl area’'s stormwater mansgement forebay, sand M
filter #6 and associated grading that cannot .be forestead é;*’

must be located.outside of the reguired stream bufferf The \

SWM facilities should be designed to promote zesthetics and
effectiveness. ) .

Agricultural-areas ‘within the environmental buffer will be Vi PwLIsl

t2ken out of production and stabilized with a suitable grass ELL»B¢”
cover no later than Spring, 1896. not M

¢1441r
Dedication of the following roads as shown on plan must be
provided as follows: .
(a) Clarksburg Road (MD RT.121) for ultimate 80’ right-of- -
way.

(b) Piedmont Road (Master Plan A-305) for ultimate 80’
right-of -way.

(c) Stringtown Road (Master Plan A-260) for ultimate 120
right-of-way. _ :

Dedication of the proposed park/school, as shown on the

Applicant’s reviséd preliminary plan drawing, is to be made Fu4g£”‘
to M-NCPPC. 1In order to facilitate the implementation of

the combined park/school facilities, the following . fjd'

provisions apply:
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CEEC and the applicent will encter intec an
cifving that an excha.nae of landy 1centaz
s nBlﬂ;;anc -"Ez" 54 the. -oerk/school ccncep
'occur oFior o the Exncur:.;on of . the “1;& T lgg* / gy

W— -
Ena.crcemenr. ACreement ... ¢
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Deulcaclon OI EDE aPPIOXiliately .¢ alle &Ted,
s =rea *A"2 on the same park/school concept drawi

igentified =.bove, will occur either &t the time J‘ﬁ
reco*aatzon"' fothe plats for. the adjacent’ phasé: of the d{d'[ P'J"‘
.pro:ecz o2t -such time as fundsfor:comsrruction of ﬂ" v‘
the future elementzry schocl are added to the County (/'

CIP, whichever occurs first. (})l

e

T U

b

¢ Applicant will provide site gradingfg infield
preparation and seeding: of t.he replacement athlet:.;:
Fie1ds on the approximately B acres of dedicated land

}

1
I

3 ..E'-__=‘- time wh1 ch insures that there will be no
==nr in.r tinued use of the existing ‘
. ,.H—-'_._-,t:hW etic £i éarzor to. completion of the replacement:
fon / athle_t:.c fields :
- ”
J/ " " (i) 1n the event that aed:.cat::.on ‘occurs when .funds fof Wﬁ‘
sFRe-vrianpced school. arp’\shawn Jin the CIP?

e dd s ol e Nk et B 02

Applicant will complete work on the. replacemen'.;
fields:prior to the construction of the -proposed

sghool .+
. {(ii) In the event that dedication occurs prior te
| fundingefor the school being shown in the CIP,
the truction o “¥r, as shown on

the revised preliminary plan, Applicant wj
- h—-ﬂnh-n'|1ir

COmmence wWOiA OO0 L:yLBCEFlEu» Ci tho h
field. n & . at site an it is
determined thal there ‘s Suriicient ezrth material

on site to construct both replacement fields, then

- ,Appl:.c:ant will also rough grade and seed the
soccer field when construction of

I e begins. Area tabulations for the
cposed purk/schocl complexes to be submitted for

technical staff review at site plan. Final

) grading plan for the park/school site to be /

submitted for technical staff approval as part of
the site plan applicaticn. .

& 7. In ecccra..-.nce WIL!'.% Condition #6 above, :Applicant to enters
into = sement. with the’ Plamu.ng Boa::d ‘to provide fo?
'sité-grading,- infield pyeparation and .-seeding of.the . ¢

replacement: ar.hlet.lc fields .in accordance with, Parks@
Deparrment Yeperifications, as showr on thej:ellm_z_.pa,;:_:y plan

',...._.I" Pl e ~dedbeA— s e e
dfawing, and as spemwz_ﬂ%%}f_wjam
emorzndum dated September 2 The construction of
. z age 5 of 7
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the replacement sthletic fields must occur as specified Iin .
Concition §€.
Record‘plats to reflect delineation of conservation
e=sements over the zreas of the 100 ysar floodplain, stream

zlley buffer, werlznd buffer and tree preservation and/or .
reLorestntzon snd greenwvay dedlcutlons -

No clezring, grading, or recordang of plats prlor to site
plan approval.
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. d location of ugi;s to be determined
rlan. . - - : :

Access and improvements as required to be approved by MCDOT
and MDSHA. ~

Conantlons of MCDEP stormwater management approval dated
07/28/95.

P i

Final number of MPDU’s to be determined at site plan
dependent on condition #10 above. : «ﬂMV’ dﬁj
Prellm_nary Plan 1-95042 is expressly tIEd to and P\ wa-hovj

-1nterdependent€upcn the continued validity of Project Plan Lo

Ne. .5-94004. Each'term conditien, and requirement set

forth in the Preliminary Plan and Project Plan are )
determined by the Planning Board to be essential componeénts

of the zpproved plans and are, therefore, not automatically

severable. Should any term, condition, or requirement g

associated with the approved plans be invalidated, then theg .
eritirety of the approved plan must be remanded to the

Planning Board for further ccns;dera:;on‘ At that time, the

_Board shall determine if all applicable requirements under

State and County law will be met in the absence of -such

term, condition and recuirement, &nd if some altermative, .
lawful conditions or plan revisions related to the severed -
term, condltlon. or requirement are then required.

Other necessary easements.

The following phasing requzrementsgare conditioned upon

issuance of building permits for the subject prel;m;nary A‘,JVZ

plan: .
b

{a) The first 44 dwelling units without any off-site road

R iviabniante it
-l-luz.u. WVRilERdd e d .

(b} After the 44th building permit, the developer must
start reconstruction of the scuthbound right turn lane
along MD 355 at MD 121 to prov;de a "free flowing"
movement , :
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(¢} Afrer the 400th building p=r1gh, the cdeveleper Las
ti

=
onE

1) Const—uccion of A-260 f£rom MD 3255 to the scutherm
access road of the commsrcial site (commercisl
access rozd betwesen A-260 znd P-5) and )
coascruction -of P-5 zcress the streem vallev Iinte
the residential arez north of stream Vc.llE\"

2) Construction.of A-260 from MD Ess‘to the ncrche:n

- access road.of the residential development and

construction of a northobound right-turn lane along

MD 3EE 3-260 should be included in this phase. .

{&) Rfter th he developer must .
Start consty¥ section of A-ZED 0 A-
305, and intersection improvements at MD 355 and MD 121
to censtruct eastbound & wes:bound laft-turn lanes

along MD 121.

() Construction of RA-305 from A-260 to MD 121 must begin
when the developer starts building any of the
residential units on blocks 11, 12, 13, and the
norchern half of block 10.

This nrel;mznary plan will remain valld until March 26 %
2005.-{9 years and 1 month from the date of mailing which is

February 26, 19926). The recordation of plats shall occur in
accordance with the phasing identified in Condition 1(b) of
this up.t..u.uu, ang a5 further Etlpdla‘,:d in the Blenping

Bozard’'s_=zpproval of the phase 1 site plan review. Prior to

the expiration of the valldity period for each phase, a
final record plat for all property delineated in a
particular phase must be recorded or a request for an
extension must be filed. The first phase of thL: preliminary#
plan must be recorded by March 26, 1995 or a2 request for an
extension must be filed. -

5:\opinions . \clarkbrg.cp
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